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September  23 $  1963® 


The  Chairman  and  Members  of 

The  Advisory  Engineering  and  Planning  Committee „ 
Gentlemen; 


¥e  enclose  herewith^  copies  of  the  most  recent 
City  of  Toronto  Planning  Board  reports  with  respect  to  the 
development  of  the  central  waterfront „ 

These  reports  will  be  discussed  at  our  special 
meeting  to  be  held  on  Thursday <>  September  26th?  1963  at  12sl5  P0M0 

We  hope  that  your  time  commitments  will  permit 
your  attendance  and  participation  in  this  important  meeting 0 


Yours  very  truly , 


Ho  To 
Planning 


Lemon s 
Secretary o 


W.  WAKELIN 

General  Manager 

H.  STANFORD 

Assistant  General  Manager 
and  Secretary 

C.  CRYSLER,  Q.C. 

Legal  Secretary 

C.  NOSEWORTHY 

Traffic  Manager 

C.  KAY,  JR. 

Trade  Branch  Secretary 

T.  LEMON 

Planning  Secretary 

e.  McCreary 

Premises  Manager  and 
Administrative  Assistant 

J.  HOOGINS 

International  Trade 
Department  Manager 

A.  GLEASON 

Membership  Manager 

G.  O'CONNOR 

Assistant  Legal  Secretary 


******** 


JWS/cpj 

Ends. 


Mayor  Donald  D.  Summerville  (Hon.  Chairman) 
„  W.  H.  Clark  (Chairman) 

Cont.  H.  Orliffe,  Q.C.  (Vice-Chairman) 
M.  J.  Kelly  (Vice-Chairman) 
P.  Churchill 
H.  G.  Kimber 
J.  S.  Midanik 
S.  M.  Philpott 
Alderman  D.  Rotenberg 
Mrs.  G.  S.  Vickers 
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Commissioner  of  Planning  and  Secretary-Treasurer:  M.  B.  M.  LAWSON 


Reference:  02.18.07 
September  16,  1963. 


TO: 

Alderman  David  Rotenberg,  Chairman,  and 

Members  of  the  Committee  on  Buildings  and  Development. 


SUBJECT: 


The  Core  of  the  Central  Waterfront 


COMMENTS : 


Since  the  meeting  of  the  City  of  Toronto  Planning  Board  on  3rd 
September  a  further  meeting  has  been  held  with  Messrs.  Marlowe 
and  Boake,  representing  Marvo  Construction  Co.,  Controller 
H.  Orliffe  and  Mr.  W.  Manthorpe,  Commissioner  of  Development. 
The  major  outstanding  issues  outlined  in  the  report  of  the 
Planning  Board  "The  Development  of  the  Core  of  the  Central 
Waterfront,  Sept.  3rd,  1963"  were  discussed  and  the  points 
raised  by  the  Board  were  also  briefly  touched  upon.  I  am 
writing  to  let  the  Committee  know  the  outcome  of  this  dis¬ 
cussion  for  consideration  along  with  the  reports  of  the 
Planning  Board  at  the  meeting  of  18th  September. 


Height 


It  is  understood  that  the  sketches  of  the  proposed 
development,  as  at  present  submitted  by  Marvo  Construction 
Co.,  are  only  preliminary,  intended  to  convey  the  general 
concept,  and  that  if  approval  is  given  to  the  scheme  in 
principle  the  design  will  then  be  thoroughly  re-studied. 

The  issue  presented  in  the  Planning  Board  report  was 
the  need  to  ensure  that  this  major  group  of  buildings, 
in  its  extremely  prominent  location,  is  well  designed  as 
a  feature  in  the  overall  appearance  of  the  City,  as  well 
as  internally.  In  particular,  the  relation  to  the  Down¬ 
town  core  is  important.  It  is  in  this  context  that  the 
actual  height  proposed  was  discussed. 

In  view  of  the  further  study  of  the  design  that  will  be  needed, 
it  is  suggested  that  no  fixed  height  limit  be  now  set 
other  than  the  airport  limitations,  but  that  Marvo  Con¬ 
struction  Company  be  advised  that  the  design  should  be 
worked  out  to  achieve  the  desired  satisfactory  relation¬ 
ship  to  the  Downtown  core  and  the  City  skyline.  i  2  CFP  24  WW 
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Density 


A  revised  sketch,  subsequent  to  the  one  considered 
in  the  Planning  Board  report  of  3  Sept. 1963,  shows 
an  additional  araa  of  approximately  10,000  to  11,000 
sq.ft,  covered  by  roof  deck  near  the  waters'  edge. 

In  addition  there  is  an  area  of  approximately  40,000 
sq.ft,  within  the  York  Street  loop  from  the  Gardiner 
Expressway  which  would  best  be  used  as  part  of  the 
Marvo  Construction  Company  project,  preferably  as  an 
extension  of  the  parking  garage  with  the  roof  treated 
as  an  extension  of  the  landscaped  deck.  This  land  is 
part  of  various  lands  included  in  an  agreement  at 
present  being  negotiated  between  the  Toronto  Harbour 
Commissioners  and  Metropolitan  Toronto  for  the  Gardiner 
Expressway.  It  is  understood  that  Marvo  Construction 
Co.  has  attempted  to  obtain  the  agreement  of  the 
Harbour  Commissioners  to  the  use  of  this  land  but  that 
that  is  not  at  present  possible  because  of  its  inclusion 
in  the  overall  agreement. 

It  being  understood  that  Marvo  Construction  Company  will 
endeavour  to  acquire  the  land  within  the  York  Street  loop 
it  would  be  reasonable  to  add  this,  as  well  as  the  addit¬ 
ional  waterfront  deck,  to  the  calculated  area  of  his  site. 
At  the  approved  density  of  4  this  would  add  approximately 
200,000  sq.ft,  of  floor  space  to  the  1,740,000  sq.ft,  of 
apartments  already  approved. 

In  addition,  it  seems  that  there  is  some  doubt  whether  the 
offices  of  the  Toronto  Harbour  Commissioners  will  ever  be 
built  at  the  proposed  location  over  the  terminal  -  other 
locations  are  being  considered.  A  reservation  of  70,000 
sq.ft,  for  this  potential  building  had  been  stipulated 
when  the  Harbour  Commissioners  agreed  to  dispose  of 
their  air  rights  to  Marvo  Construction  Co. 

Because  of  these  various  changes  and  possibilities  it  seems 
reasonable  to  allow  an  increase  in  apartment  floor  space  to 
2,000,000  sq.  ft.  This  figure  is  acceptable  to  Marvo 
Construction  Co. Limited  in  place  of  the  previous  request 
of  2,400,000  sq.ft. 


Setbacks 


As  previously  outlined  (Report  on  the  Development  of  the 
Core  of  the  Central  Waterfront,  3  Sept.  63),  it  is  under¬ 
stood  that  residential  setbacks  would  be  waived  adjoining 
Queen's  Quay  Park,  York  St.  slip,  the  York  St. loop  and 
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the  plaza  at  Bay  St.  and  Queen's  Quay.  The  actual 
design  of  these  flankages,  and  their  effects  on  surround¬ 
ing  areas  would  still  be  of  concern  so  that  they  should 
be  reviewed  as  the  design  progresses,  but  the  normal 
residential  setbacks  would  not  be  applied. 

Within  the  group  of  apartment  buildings,  however,  it 
is  important  to  try  to  maintain  the  normal  setback 
provisions  to  ensure  good  conditions.  For  this  pur¬ 
pose  the  entire  group, north  and  south  of  Queen's  Quay, 
can  be  considered  as  one. 


Parking 


It  has  already  been  agreed  that  the  parking  garages 
for  the  apartment  buildings  might  also  accommodate 
the  parking  needed  for  the  office  building.  The 
developer  requests  that  this  principle  be  extended 
to  include  the  hotel  so  that  all  parking  for  the 
entire  project  be  considered  as  one  to  be  provided 
where  it  best  fits  into  the  scheme.  Provided  parking 
is  accessible  to  each  of  the  main  groups  of  buildings 
this  appears  reasonable. 

Parking  for  Traffic  to  the  Islands: 

This  aspect  of  the  proposal  has  been  discussed  with  the 
Chairman  of  the  Planning  Board,  who  has  expressed  strong 
reservations  about  the  adequacy  of  the  off-street  parking 
provided.  He  is  particularly  concerned  about  the  lack 
of  a  specific  parking  provision  for  the  visitors  to 
Toronto  Islands.  He  is  of  the  view  that  the  neglect 
of  this  need  at  the  present  time  could  set  up  pressures 
for  the  use  of  the  surface  park  for  parking. 

In  this  connection,  he  feels  that  it  would  be  helpful 
to  have  assurances  that  the  Harbour  Commission  land 
between  Bay,  Yonge,  the  Gardiner  Expressway  and  Queen's 
Quay  would  be  used  in  a  manner  that  would  make  available 
a  substantial  amount  of  off-street  parking  for  the 
users  of  the  ferry  terminal. 

Access  to  Public  Area  above  Marine  Terminal 

The  revised  sketches  of  Marvo  Construction  Co.  show 
the  possibility  of  a  much  more  adequate  connection 
from  the  lower  level  of  Queen's  Quay  Park  to  the  upper 
level  of  the  public  area  above  the  marine  terminal 
(Marine  Park) . 
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M.B .M. Lawson 

Commissioner  of  Planning 
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Mayor  Donald  D.  Summerville  (Hon.  Chairman) 
W.  H.  Clark  (Chairman) 
Cont.  H.  Orliffe,  Q.C.  (Vice-Chairman) 
M.  J.  Kelly  (Vice-Chairman) 
P.  Churchill 
H.  G.  Kimber 
J.  S.  Midanik 
S.  M.  Philpott 
Alderman  D.  Rotenberg 
Mrs.  G.  S.  Vickers 
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129  ADELAIDE  STREET  WEST,  TORONTO  1,  PHONE  NO.  367-7182 
Commissioner  of  Planning  and  Secretary-Treasurer:  M.  B.  M.  LAWSON 


Ref.  No.  02.18.07. 

03.03.05(12) 


September  12,  1963. 


TO: 


Alderman  David  Rotenberg,  Chairman,  and  Members 
of  the  Committee  on  Buildings  and  Development. 

SUBJECT: 

The  development  of  the  central  waterfront  from  Yonge  Street  to 
York  Street  -  a  consolidation  of  proposals. 


ORIGIN: 


City  of  Toronto  Planning  Board,  September  3,  1963, 


INTRODUCTION: 

The  proposal  for  "The  Core  of  the  Central  Waterfront"  was  adopted 
by  the  City  of  Toronto  Planning  Board  at  its  meeting  of  October 
18,  1962.  This  was  followed  by  extensive  discussions  between 
the  Toronto  Harbour  Commissioners,  City  and  Metropolitan 
authorities,  and  Marvo  Construction  Company  Limited,  that  had 
on  October  16,  1962,  made  an  application  for  a  waterfront 
development  on  the  Canada  Steamship  property  between  the 
Yonge  and  Bay  Street  slips.  As  a  result  of  these  discussions, 
this  office  worked  out  a  revised  concept  which  modified  the 
developer’s  proposals  in  the  light  of  the  basic  principles 
set  out  in  the  Planning  Board’s  original  report. 

On  August  28,  1963,  the  Toronto  Harbour  Commissioners  and 

Marvo  Construction  Company  Limited  submitted  a  zoning  application 
to  permit  a  waterfront  development. 

This  report  will  review  the  concept  for  the  area  presented  in 
the  original  report  "The  Core  of  the  Central  Waterfront", 
discuss  the  Toronto  Harbour  Commissioner s-Marvo  Construction 
proposal,  and  outline  the  revised  concept. 
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THE  ORIGINAL  CONCEPT: 

The  situation  prevailing  at  the  time  that  the  Planning  Board 
evolved  its  plan  for  the  core  of  the  Central  Waterfront,  is 
indicated  by  the  accompanying  maps  of  Existing  Land  Use  (Fig, 1) 
Existing  Zoning  (Fig.  2),  and  Ownership  (Fig.  3). 

The  existing  zoning  indicates  that  a  wide  range  of  uses  is 
permitted  to  very  high  densities.  The  existing  development 
does  not  conform  to  the  concept  expressed  in  the  zoning.  If 
the  area  were  to  develop  in  accordance  with  this  concept,  the 
physical  result  could  be  unsatisfactory.  There  would  be  a 
central  open  space  surrounded  by  buildings  of  varying  height 
and  bulk  and  cut  off  from  the  water  by  buildings  that  could 
be  of  considerable  size  and  cover  their  sites  completely. 

The  Planning  Board's  original  concept  was  based  on  the  following 
objectives: 

(i)  all  development  to  fit  into  one  major  scheme  for 
the  entire  area; 

(ii)  create  a  visual  and  functional  link  between  downtown 
Toronto  and  the  waterfront; 

(iii)  complement,  not  conflict  with  the  development  of 
downtown  Toronto; 

(iv)  be  of  benefit  to  the  Port  of  Toronto; 

(v)  provide  for  maximum  public  access  to  and  enjoyment 
of  the  waterfront. 


The  concept  is  illustrated  in  Figure  4.  In  the  area  between  the 
Union  Station  and  the  Gardiner  Expressway  is  a  complex  of  buildings, 
conceived  as  a  transportation  terminal.  It  would  contain  a 
heliport,  airline  and  bus  terminals,  all  integrated  with  the 
railway  and  subway. 

Adjoining  the  Transportation  Terminal,  to  the  west,  is  the 
podium  of  Union  Plaza.  Under  the  podium  there  would  be  a 
substantial  amount  of  parking.  This  would  be  a  suitable  location 
for  a  hotel,  convention  facilities  and  offices.  Pedestrian  access 
to  the  podium  would  be  by  ramps  and  escalators. 

From  Union  Plaza  a  pedestrian  link  crosses  the  Gardiner  Expressway 
and  steps  down  to  International  Plaza.  This  plaza  would  be  a 
forecourt  of  a  major  exhibition  building.  Under  the  exhibition 
building  would  be  a  multi-level  parking  structure,  accessible 
on  the  north  from  the  Gardiner  Expressway. 
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A  pedestrian  bridge  with  shops  links  International  Plaza  and 
Lakeview  Place  where  there  would  be  a  motel  or  motor  hotel. 

The  last  of  the  raised  plazas  would  be  built  over  a  marine 
cargo  terminal.  This  prominent  location  would  be  suitable  for 
corporation  offices  as  well  as  offices  for  firms  associated 
with  waterfront  activities. 

The  area  indicated  as  Marine  Park  would  be  developed  as  a 
major  waterfront  recreational  area  for  public  use.  There 
would  be  boat  display  basins  for  various  marine  exhibits, 
a  ferry  terminal,  a  marine  museum,  and  an  aquarium  building. 
Other  facilities  in  this  area  are  slips  for  water  taxis  and 
the  island  yacht  club  ferries. 

The  block  north  of  Marine  Plaza  would  be  developed  as  park¬ 
land  and  would  contain  the  proposed  sailor’s  recreational 
centre.  The  last  major  building  indicated  is  a  new  structure 
possibly  for  the  Toronto  Harbour  Commissioners.  A  parking 
structure  is  shown  on  the  site  of  the  present  parking  lot 
at  the  north-west  corner  of  York  and  Queen’s  Quay. 

From  the  physical  design  point  of  view,  the  dominant  surround¬ 
ing  features  of  the  area  are  the  tall  mass  of  buildings  of 
the  Downtown  core,  to  which  a  strong  visual  and  functional 
link  must  be  created;  the  railways  and  the  Gardiner  Expressway, 
and  the  lakefront  which  should  be  the  main  outlook  for  the 
project. 

The  link  with  Downtown  and  connection  to  the  waterfront  is 
achieved  by  Union  Plaza  and  the  procession  of  other  plazas, 
like  great  steps  leading  to  the  waterfront.  The  pedestrian 
would  walk  from  Bay  or  Yonge  Street,  up  by  escalator  or 
staircase  to  Union  Plaza  and  from  there  by  a  series  of  bridges 
and  steps  to  Queen's  Quay  Deck.  Turning  parallel  to  the 
lalceshore,  he  would  descend  to  Marine  Park. 

Lively  visual  features  make  the  progression.  There  is  a 
fountain  at  the  foot  of  Yonge  and  a  tall  spire- like  structure 
at  the  foot  of  Bay  on  top  of  Union  Plaza.  Another  large 
fountain  acts  as  focus  on  Queen’s  Quay  Deck  and  the  pivot 
of  the  second  axis  running  through  Marine  Park.  Pools  and 
planting  also  enliven  the  way.  The  pedestrian  can  proceed 
all  the  way  completely  separated  from  the  vehicle.  On  the 
podiums  buildings  are  arranged  to  create  interesting  spaces 
and  in  good  inter-relationship,  while  permitting  good  views 
of  the  lakefront.  From  Queen’s  Quay  Deck  harbour  activities 
can  be  viewed. 
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THE  TORONTO  HARBOUR  COMMISSIONERS  AND  MARVO  CONSTRUCTION  COMPANY 
PROPOSAL: 


After  discussion  with  City  and  Metropolitan  authorities,  Marvo 
Construction  Co.  Ltd*  revised  its  first  proposal  and  reached  an 
agreement  with  the  Toronto  Harbour  Commissioners  on  the  lands  to 
be  used  for  development. 


The  new  ownership  pattern  and  development  proposed  are  illustrated 
in  Figure  5.  On  a  site  of  approximately  112,500  square  feet 
adjacent  to  the  Yonge  Street  slip,  Marvo  Construction  proposes 
the  erection  of  a  hotel-motel,  apartment-hotel  complex.  West  of 
this  and  adjacent  to  the  York  Street  slip,  the  Toronto  Harbour 
Commissioners  propose  to  build  a  terminal  warehouse. 


Two  sites  are  proposed  for  apartments.  One  is  within  the 
Harbour -Bay-Queen' s  Quay-York  block  north  of  Queen's  Quay.  The 
other,  south  of  Queen's  Quay,  is  made  up  of  (a)  the  area  to  be 
occupied  only  by  apartment  buildings  and  podium,  and  (b)  the 
deck  over  the  terminal  warehouse  above  which  the  Marvo  Construction 
Co.  has  development  rights.  The  apartment  sites  are  made  up  as 
follows: 


North  of  Queen's  Quay 


-  127,000  sq.ft. 


South  of  Queen's  Quay 

Apartment  area  -  130,500  sq.ft. 

Decked,  landscaped 

area  above  warehouse  -  177,500  " 


308,000 


Total  Apartment  Area  435,000  sq.ft. 

An  office  tower  is  proposed  for  a  site  of  about  60,099  sq.ft,  at 
the  south-west  corner  of  Harbour  and  Bay  Streets.  This  includes 
a  piece  of  land  owned  by  the  T.T.C.  at  the  north-west  corner  of 
the  Queen' s  Quay  and  Bay  Street  intersection,  measuring  some 
10,000  sq.ft,  and  formerly  used  as  a  street  car  loop. 


Marvo  Construction  Co.  and  the  Toronto  Harbour  Commissioners  are 
requesting  permission  to  construct  2,400,000  square  feet  of 
residential  apartment  accommodation  with  a  maximum  height  on  the 
north  side  of  Queen's  Quay  of  325  feet;  720,000  square  feet  of 
commercial  office  accommodation  with  a  maximum  height  of  400  feet; 
warehouse  accommodation;  and  a  hotel-motel,  apartment-hotel 
accommodation  of  1,110,000  square  feet  with  maximum  height  on  the 
south  side  of  Queen's  Quay  of  275  feet. 
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Comments: 

I 

General 

Assuming  that  it  is  important  to  get  the  development  of  this 
location  under  way  now  and  that  Marvo  Construction  Company, 
as  developer,  retains  essentially  the  same  rights  as  in 
their  original  land  acquisition  arrangements  with  Canada 
Steamship  Lines,  the  project  that  has  been  worked  out 
appears,  in  principle,  to  be  a  feasible  scheme  that  meets 
many  of  the  public  objectives  reasonably  well  and  avoids 
the  worst  defects  that  could  obtain  in  this  location. 

Perhaps  the  basic  issue  of  public  policy,  as  pointed  out  in 
’’The  Core  of  the  Central  Waterfront",  is  the  switch  from  the 
concept  in  the  present  Official  Plan  and  Zoning  By-law  to 
the  new  proposal.  The  concept  in  the  present  Zoning  By-law 
is  of  a  long  park  running  from  Yonge  Street  to  York  Street, 
parallel  to  the  harbour,  between  Queen’s  Quay  and  Harbour 
Street,  and  surrounded  on  all  sides  by  high-density 
commercial  and  industrial  development.  This  would  bear 
little  relation  to  Downtown.,  The  new  concept,  as  presented 
in  "The  Core  of  the  Central  Waterfront"  if  revised  to 
accommodate  the  present  proposal,  calls  for  a  series  of 
limited  developments  extending  from  the  lower  edge  of 
downtown,  at  Union  Station,  across  the  tracks  and  expressway, 
and  down  to  the  waterfront  xdiere  there  would  be  a  public 
park.  This  park  would  accommodate  the  various  public  needs, 
such  as  the  ferry  terminal  and  the  fire  boat,  and  would  be 
flanked  by  buildings.  To  the  west  would  be  a  shipping 
terminal  with  apartment  development  above,  close  to  Queen's 
Quay.  The  roof  of  the  terminal  and  its  yards  would  be  land¬ 
scaped  and  the  southern  half,  closest  to  the  harbour,  would 
be  open  to  the  public. 

This  revised  concept  is  better  than  the  one  in  the  present 
Official  Plan  and  Zoning  By-law  as  it  gives  much  greater 
cohesion  to  the  whole  area,  links  it  to  downtown  and  creates 
a  valuable  new  public  park  whore  it  can  be  of  the  greatest 
interest  and  use,  right  on  the  waterfront.  It  is  not  as 
good  as  the  original  proposal  in  "The  Core  of  the  Central 
Waterfront"  in  that  there  is  much  less  public  open  space 
and  the  suggested  development  is  very  massive  and  closed 
in,  rather  than  being  generously  spaced  in  an  open  setting. 

In  addition,  it  would  be  more  appropriate  to  have  development 
that  was  directly  related  to  the  water front  than  the  proposed 
apartments. 

Assuming  that  the  development  being  considered  is  essentially 
that  outlined  in  this  report  there  are  two  main  points  on 
which  there  is  some  disagreement  with  Marvo  Construction 
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Company.  These  are  the  density  of  the  apartments  and  the 
height  of  the  apartments  north  of  Queen's  Quay. 

Apartment  Density 

The  proposed  development  is  at  very  high  density  and  would 
be  very  massive.  The  office  and  hotel  development  at  floor 
area  ratios  of  12  would  be  quite  illogical  in  this  location 
but  because  they  are  isolated,  surrounded  by  different, 
relatively  low-density  uses,  the  extremely  high  density  will 
probably  not  create  problems.  The  apartments  also,  because 
they  are  isolated,  can  be  considered  under  the  rules  developed 
by  the  Planning  Board  for  the  sites  on  St.  Mary  Street. 

This  would  allow  a  floor  area  ratio  of  around  4,  depending 
on  the  amount  of  landscaping.  In  this  case,  however,  a 
substantial  part  of  the  site  is  over  the  terminal  sheds 
and  it  is  proposed  to  transfer  development  rights  to  the 
block  north  of  Queen's  Quay.  It  is  desirable  to  keep  the 
apartments  as  far  as  possible  from  the  noise,  dirt  and 
lights  of  the  wharf,  but  transferring  development  on  any 
scale  can  result  in  excessive  congestion  on  the  site  to 
which  they  are  transferred.  It  is  therefore  proposed  that 
the  overall  density  should  not  exceed  the  floor  area  ratio 
of  4.  In  addition,  as  previously  mentioned,  the  developer 
wishes  to  use  development  rights  from  the  actual  shipping 
apron  where  ships  load  and  unload.  It  should  be  apparent 
that  the  principle  of  transferring  unused  development  rights 
from  one  piece  of  land  to  another  is  unacceptable,  particu¬ 
larly  in  residential  development,  as  it  could  result  in 
extremely  high,  completely  unacceptable  densities  on  the 
sites  to  which  the  development  was  transferred. 

In  this  instance  the  only  justification  for  the  multiple 
use  of  the  terminal  site  is  that  a  complete  new  deck  is  to 
be  created  above  the  terminal  shed  and  yards.  While  this 
has  some  disadvantages  and  difficulties  in  achieving  good 
development  it  does,  in  effect,  create  a  new  ground  level 
that  can  be  regarded  as  the  site  for  the  proposed  apartments. 
It  is  only  the  area  of  the  new  deck  created  in  this  way 
that  can  reasonably  be  construed  as  the  site  for  the 
apartments  and  included  in  density  calculations. 

By  including  the  shipping  apron  in  their  site  and  using  an 
average  density  figure  of  4%,  Marvo  Construction  Company 
came  up  with  a  total  apartment  floor  space  of  2%  million 
square  feet.  This  is  excessive.  Only  the  actual  decked 
areas  should  be  included  in  the  calculated  site  and  the 
overall  density  should  be  limited  to  4. 

There  is  a  possibility  that  the  land  occupied  by  the 
expressway  loop  in  the  Harbour-Bay-Queen's  Quay-York  block 
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will  become  available  to  the  developer  for  erection  of  a 
garage.  This  would  permit  a  reduction  in  the  height  of  the 
podium.  The  area  occupied  by  the  loop  is  estimated  at 
94,400  square  feet. 

Building  Heights 

The  massiveness  of  the  project  is  very  great  on  the  water¬ 
front.  It  is  also  very  great  in  relation  to  downtown,  even 
assuming  the  construction  of  the  proposed  Toronto-Dominion 
Bank  building*  The  developer  wishes  to  erect  his  buildings 
with  their  heights  going  up  in  a  series  of  steps,  approxi¬ 
mately  along  the  slope  dictated  by  flight  requirements  of 
the  Island  Airport,  from  the  lowest  near  the  waterfront,  to 
a  culmination  in  the  400  ft.  high  office  tower  south  of 
Harbour  Street.  This  has  the  effect  of  all  the  buildings 
combining  in  a  massive  mound  culminating  in  the  400  ft. 
peak,  and  is  disproportionately  large  seen  against  the 
downtown  core,  which  should  be  dominant. 

Instead  it  is  suggested  that  all  the  apartment  buildings, 
north  as  well  as  south  of  Queen's  Quay,  should  come  up  to 
approximately  the  same  height,  275  feet,  and  the  one  building, 
the  office  tower,  be  permitted  to  extend  beyond  this,  to  400 
feet.  This  would  have  the  effect  of  establishing  a  plane 
at  275  feet  which  would  bear  a  reasonable  relationship  to 
the  downtown  core.  The  office  tower  would  then  stand  out 
clearly  as  a  single  height,  rather  than  being  the  culmination 
of  the  ascending  heights  of  all  the  other  buildings. 

REVISED  CONCEPT: 

The  foregoing  consideration  of  the  proposal  of  Marvo  Construction 
Company  Limited  and  Toronto  Harbour  Commissioners  had  lead  to  the 
development  of  a  new  concept,  which  was  presented  to  the  Planning 
Board  at  its  meeting  of  September  3,  1963. 

The  Design  objectives  underlying  this  concept  are  as  follows: 

A  relationship  to  downtown  that  maintains  the  dominant 
position  of  the  office  and  financial  core. 

An  aesthetically  pleasing  composition  of  the  elements 
within  the  development. 

The  location  and  arrangements  of  the  parts  to  take  the 
best  advantage  of  what  the  site  offers. 
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A  layout  that  best  meets  the  claims  and  is  to  the  mutual 
advantage  of  all  parties  in  the  area  -  Marvo  Construction 
Co.,  the  Toronto  Harbour  Commissioners,  the  Metropolitan 
Toronto  Parks  Department,  and  the  public. 

Sound  traffic  and  parking  arrangements  for  the  efficient 
handling  of  persons  and  goods. 

A  scheme  that  fits  into  the  concept  of  a  visual  and 
physical  link  to  Downtown. 


The  close  proximity  of  the  Island  Airport  fixes  limits  on  the 
heights  of  buildings  in  the  area.  Established  limits  are:- 


South  of  Oueen's  Quay  -  275' 
North  of  Queen*  s  Quay  -  350* 
South  side  of  Harbour  Street  -  400* 


The  aesthetic  relationship  of  the  development  to  Downtown  also 
calls  for  height  and  mass  limitations  in  order  to  preserve  an 
overall  balanced  and  visually  meaningful  composition. 


The  revised  concept  is  illustrated  in  Figure  6.  At  the  present 
time  this  sketch  must  be  regarded  as  being  explanatory  rather 
than  definitive  and  more  work  must  be  done  on  developing  the 
design.  For  the  Bay-Harbour-Yonge-Queen* s  Quay  block,  the 
original  concept  had  proposed  a  motor-hotel  which  Marvo  Con¬ 
struction  Company  is  now  proposing  immediately  south.  New 
development  proposals  for  this  block  must  now  be  brought  forward. 

A  fine  design  for  the  public  park  must  also  be  worked  out  and 
further  consideration  given  to  the  possibility  of  adding  the 
Fire  Boat  and  Police  Boats  in  this  location.  It  is  most  important 
to  try  to  meet  all  requirements  of  the  residential  development 
standards  in  the  Zoning  By-law,  except  where  concessions  may 
reasonably  be  granted,  as,  for  example,  alongside  the  York  Street 
slip. 

The  following  outlines  recommended  regulations  and  requirements 
to  be  applied  to  the  elements  that  comprise  the  T.H.C.  and 
Marvo  Construction  Company  proposals 


Hotel  -  motel  -  apartment  hotel 

Maximum  height  would  be  275*  from  ground.  A  maximum  F.A.R. 
(floor-area-ratio)  of  12  may  be  permitted,  exclusive  of  the 
area  contained  within  the  podium.  This  permits  a  gross 
floor  area  above  the  podium  of  about  1,350,000  square  feet. 
The  developer  must  allow  public  access  to  all  water 
frontage.  Service  and  other  vehicular  access  to  the  hotel 
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should  be  off-street.  Consideration  should  be  given  to 
the  possibility  of  having  the  required  access  roadway 
to  the  boat  basin,  park,  and  ferry  docks,  passing  through 
the  hotel  area.  Besides  serving  both  the  hotel  and 
public  requirements,  such  an  access  would  be  least 
distracting  to  the  park. 

Office  Tower 

Height  restriction  is  400  feet  from  ground  level  if  the 
tower  is  located  at  the  south  side  of  Harbour  Street. 

This  location  is  desirable  to  provide  satisfactory  open 
space  around  the  tower,  a  pleasing  relation  between  the 
plaza  for  the  office  building  and  the  park  south  of 
Oueen's  Ouay,  and  a  good  outlook  for  the  proposed 
apartment  development  on  the  west  and  any  future 
development  to  the  east. 

The  proposed  density  is  an  F.A.R.  of  12  which  would  allow 
a  gross  floor  area  of  about  721,000  square  feet.  Further 
requirements  would  include  the  provision  of  (a)  a  plaza 
at  ground  level  facing  the  park  on  the  south  of  Queen's 
Ouay,  and  (b)  adequate  parking  in  the  proposed  garage 
to  the  west. 

Apartments 

The  area  of  the  site  on  the  south  side  of  Queen's  Quay 
includes  all  decked  area  over  the  terminal  warehouse  and 
garages,  on  the  understanding  that  this  deck  will  be 
suitably  landscaped  by  the  developer  and  that  the  Toronto 
Harbour  Commissioners  will  forego  any  future  use  of 
relinquished  development  rights.  Excluded  areas  are 
(a)  the  aprons  on  grade  around  the  terminal  warehouse 
which  are  entirely  given  over  to  berthing  and  cargo 
handling  and  so  cannot  form  a  part  of  the  apartment 
use,  (b)  any  area  on  the  warehouse  deck  to  be  used  now 
or  in  the  future  for  a  T.H.C.  office. 

A  minimum  of  80%  of  the  site  should  be  open  landscaped 
area  (including  grass,  trees,  shrubs,  etc.  as  well  as 
footpaths  and  recreation  areas)  with  that  part  of  the 
deck  near  the  docks  developed  as  public  park  and  accessible 
to  the  public  for  viewing  of  shipping  operations.  A 
generous,  easy  access  should  be  provided  from  the  water¬ 
front  park  to  the  east. 
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Recommended  density  is  a  maximum  of  4  times  the  site  area, 
transf errable  across  Queen’s  Quay.  This  density  yields  a 
gross  permissible  apartment  floor  area,  exclusive  of  floor 
area  contained  within  the  podiums,  of  1,740,000  square 
feet.  Of  this  amount  not  more  than  507o  or  870,000  sq.ft, 
should  be  permitted  south  of  Queen' s  Quay  since  this  part 
is  closest  to  the  disturbing  harbour  activities.  Adequate 
pedestrian  bridge  connections  must  be  provided  across 
Queen's  Quay  and  landscaping  should  be  completed  across 
all  roofs  and  decks. 

Set-back  regulations  shall  be  as  set  forth  in  the  Revised 
Residential  Zoning  Standards,  applied  above  deck  level  as 
if  that  were  ground  level. 

It  would  be  preferable  to  limit  the  height  of  buildings 
above  ground  to  250  feet  but  a  height  of  275  feet  is 
acceptable. 

Suitable  access  to  the  terminal  must  be  provided.  A 
pedestrian  connection  from  the  park  to  the  upper  deck  park 
would  be  required.  There  could  possibly  be  also  a  bridge 
connecting  the  upper  deck  to  the  roof  of  the  ferry  terminal. 
The  long  building  facing  the  park  calls  for  suitable  design 
to  act  as  an  appropriate  flank  to  an  important  public  space. 

Whatever  is  done,  it  is  important  that  the  design  be  of  the  highest 
order.  Not  only  are  there  the  practical  considerations  that 
building  over  decks  demands  high  quality  construction  to  prevent 
deterioration,  and  that  such  high  density  requires  excellent 
design  to  overcome  the  effects  of  congestion,  in  addition,  it 
should  be  recognized  that  this  development  will  occupy  one  of 
the  most  conspicuous,  significant  locations  in  all  of  Toronto 
and  that  whatever  is  built  will  have  a  major  impact  both  now  and 
in  the  future  and  could  well  influence  further  development.  A 
fine  design,  well  executed,  could  be  a  major  public  asset.  A 
bad  design  could  be  a  serious  liability. 

SUMMARY : 

Since  publication  of  "The  Core  of  the  Central  Waterfront"  there 
have  been  extensive  discussions  about  the  possibility  of  revising 
the  proposals  in  that  report  to  accommodate  the  project  of  Marvo 
Construction  Co.  Limited  * 

The  proposals  in  "The  Core  of  the  Central  Waterfront"  are  still 
subject  to  minor  modifications,  regarded  as  most  desirable. 

However,  it  is  unlikely  that  much  of  the  development  could  be 
achieved  in  the  immediate  future. 
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If  it  is  considered  essential  to  get  development  under  way  quickly, 
and  especially  if  it  is  desired  to  work  with  Marvo  Construction 
Co.  Limited,  giving  them  essentially  the  same  development  rights 
as  they  contracted  for  with  Canada  Steamship  Lines,  the  plan  will 
need  quite  extensive  revisions.  The  suggested  revisions  are  out¬ 
lined  in  this  report.  They  do  not  quite  meet  the  wishes  of  Marvo 
Construction  Co.  Limited  in  that  the  amount  of  apartment  develop¬ 
ment  is  less  (1  3/4  against  2  1/4  million  square  feet),  and  the 
height  of  apartments  north  of  Queen's  Quay  is  less  (275  against 
325  feet).  The  reasons  for  this  are  spelled  out  under  "Comments''. 

If  this  revision  of  "The  Core  of  the  Central  Waterfront'1  is 
approved  it  would  mean  approving  of  the  proposed  exchange  of 
lands,  drafting  an  appropriate  amendment  to  the  Official  Plan  and 
Zoning  By-law,  and  entering  into  agreements  between  all  the 
parties  involved  to  ensure  that  the  project  was,  in  fact,  carried 
out  as  proposed.  This  is  very  important  since  the  consideration 
of  this  proposal  is  conditional  on  the  assurance  that  it  would 
actually  be  executed  as  proposed. 

Because  of  the  great  importance  of  the  design  of  this  project  in 
this  location,  it  is  also  suggested  that  there  should  be  further 
consultations  with  Marvo  Construction  Co.  on  the  development  of 
the  design  and  the  results  reported  to  the  Planning  Board  and 
City  Council. 


M.B.M.  Lawson, 
Commissioner  of  Planning 
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PROPOSED  DEVELOPMENT  OF  THE  CORE 
OF  THE  CENTRAL  WATERFRONT 


Fig.  6 
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25170  YELLOW/JAUNE  BYS2507 

25171  BLACK/NOIR  BGS2507 

25172  BLUE/BLEU  BUS2507 

25173  R.  BLUE/BLEU  R.  BBS2507 

25175  GREEN/VERT  BPS2507 

25178  RED/ROUGE  BFS2507 

251 79  X.  RED/ROUGE  X.  BXS2507 

MADE  IN  CANADA  BY/FABRIQUE  AU  CANADA  PAR 

ACCO  CANADIAN  COMPANY  LIMITED 
COMPAGNIE  CANADIENNE  ACCO  LIMITEE 
TORONTO  CANADA 


